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Planning Commission Meeting Agenda 

September 7, 2021 

Board Meeting Room at 6:30 p.m. 

 

1. Call to Order- Chairman Flint 

2. Pledge of Allegiance and Invocation- Commissioner Loomis 

3. Approval of Minutes from August 3, 2021, Regular Meeting 

4. Public Hearing 

 

Rezoning Cases 

A. REZ21-189 Model Road LLC, 92 N Liberty St., Harrisonburg to amend proffers on 

1.53-acre parcel located on the north side of Mount Olivet Church Rd. (Rt. 644) 

approximately 100 feet east of Spotswood Trail (Rt. 33) in Election District 5. Zoned 

B1C-General Business with Conditions. Tax map #129-(A)-L69. 

 

B. REZ21-191 Stoneleigh Associates LLC and Stoneleigh Investments LLC, 1463 

Brookhaven Drive, Rockingham VA, to amend proffers on properties totaling 49.125 

acres located north and south of Stone Spring Road (Rt. 280) at and near the intersections 

of Stone Port Boulevard (Rt. 726) and Ridgedale Road (Rt. 710) in Election District #3. 

Zoned B1-C, General Business with Conditions. Tax map numbers 125-(A)-L7, L7A, 

L15, L15A, L15C, L15D, L16, L16B & 125-(21)-L1, L2, L3. 

 

C. REZ21-192 Great Eastern Resort Corporation, P.O. Box 6006, Charlottesville VA 

22906. Request for a Master Plan amendment to change 9.98 acres of Area "A", single-

family dwelling use, to Area "B" townhome use. Located 0.3 miles southwest of the 

intersection of Bloomer Springs Rd. (Rte. 646) and Resort Dr. (Rte. 644). Zoned R-4 

(Planned Resort District). Tax Map 128-(A)- L132 & L133. Election District 5. 

 

Ordinance Amendments 

D. OA21-205 to remove the Section 17-309.02(e). requirement for no less than 40% of 

homes in a subdivision zoned MH-1, Mixed Home District to be manufactured homes. 

 

http://www.rockinghamcountyva.gov/


E. OA21-210 to amend Table 17-606, Land Use and Zoning Table and Section 17-607, 

supplemental standards, to require a special use permit for certain uses in the B1-General 

Business Zoning District within the Urban Development Area. 

 

Agricultural and Forestal District 

F. AF21-197 Sheila M. Bowman, 7467 Mill Creek Church Road, Mount Crawford, to add 

to the Cross Keys North Agricultural and Forestal District a 2.878-acre portion of a 

property located on the west side of Mill Creek Church Road (Rt.672) approximately 

300' south side of Williams Run Road (Rt.671). Zoned A2-General Agricultural. Tax 

Map#151-(A)-L92. Election District #3 

 

5. Unfinished Business (tabled items, which already received a public hearing) 

REZ21-141 Karin Flagle, c/o, Harman Realty, Inc.  Request to rezone 41.99 acres from A-1 

(Prime Agricultural) and A-2 (General Agricultural) to PSF-C (Planned Single-Family with 

conditions). Undeveloped parcel on the east side of Power Dam Road (Route 651) 

approximately 300’ McGaheysville Road (Route 996). TM # 142-(A)- L57, 142B-(A)- L28, 

142B-(A)- L28A, and 143-(A)- L53; Election District 5. (Tabled 7/6/21; action required by 

10/5/21) 

 

6. New Business – None. 

7. Ongoing Business 

A. City Planning Commission Liaison Report: August 11– Commissioner Burkholder 

B. Upcoming City Planning Commission Liaison Report: September 8- Chairman Flint 

8. Staff Report Overview 

9. Adjournment 
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PLANNING COMMISSION 

MINUTES 

August 3, 2021 

 

 

The Rockingham County Planning Commission met on Tuesday, August 3, 2021, in the Board of 

Supervisors Room in the Rockingham County Administration Center. Members present were, Chairman 

Kevin Flint, Vice Chairman Bill Loomis, Michael Harvey, Rodney Burkholder, and Keith Sheets. Staff 

members present were Director of Community Development, Rhonda Cooper; Director of Planning, 

Bradford Dyjak; Senior Planner, Patrick Wilcox; Zoning Administrator, Kelly Getz; and Secretary, Kayla 

Yankey.  

 

At 6:30 p.m., Chairman Flint called the meeting to order. 

Commissioner Burkholder offered the Pledge of Allegiance and Invocation. 

MINUTES 

On a motion by Commissioner Loomis and seconded by Commissioner Burkholder, the July 6, 2021, 

regular minutes were approved with a 5-0 vote. 

 

PUBLIC HEARING 

Rezoning Cases 

REZ21-169 - Cobblers Valley Development Inc, c/o Dennis Wenger, 2389 Grace Chapel Rd, 

Rockingham, VA 22801. Request to amend the proffers of +/- 75 acres of the Cobbler’s Valley Subdivision. 

Property to remain R-5C (Planned Neighborhood District with Amended Conditions) to amend the phasing 

of the development. Situated on the west side of Pear St. (Rt. 922) approximately 0.15 mile southwest of 

Erickson Ave. (Rt. 726). Tax Map # 108-(13)- L1 – L3, 108D-(6)- L1 – L28, L91 – L108, L129, L155 – 

L167, LA, LB, 108D-(7)- LA. Election District 2. 

Mr. Dyjak presented the request. The number of townhome units would be limited to 80 units per 

calendar year and all other proffers would remain the same except for the phasing schedule changes. 

There would be no extra impact for VDOT or schools. 

Vice Chairman Loomis asked about the amendment process for proffers, stating that he thought proffers 

could not be changed after approval. Mr. Dyjak responded that proffers are voluntary and become zoning 

of the property, but subsequent changes can be made through the rezoning process. 

Chairman Flint asked for verification that this request does not change the in/output on the property or 

density, just allowing 80 units per 12-month period. Mr. Dyjak verified that this was correct. 

Commissioner Burkholder asked, and staff confirmed, that this request is in response to the market 

demand. 

At 6:37 p.m., Chairman Flint opened the public hearing. 
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Todd Rhea, of Clark & Bradshaw PC and representing the applicant, explained that the property had been 

rezoned in 2018 for 400 residential units. At that time there was no inclination of knowing which phase of 

the project would take off first, whether it would be duplexes, single family homes, or townhomes. The 

water supply for the project was originally to be supplied by the City of Harrisonburg, but the County 

now serves the site and the timeline for installation of the water lines did not take as long as anticipated. It 

is expected that it would be 2023 before the townhomes would begin construction, but this proffer 

amendment provides flexibility for the developer so both property types can be marketed simultaneously.  

At 6:42p.m., seeing as there was no one to speak in opposition to the rezoning, Chairman Flint closed the 

public hearing. 

Chairman Flint stated that the staff presentation was clear, and he is comfortable with the proffer 

amendment. 

Commissioner Burkholder motioned for the Planning Commission to recommend approval of the 

proposed rezoning; Commissioner Sheets seconded the motion.  

On a roll call vote of 5-0, the Commission recommended the approval of this rezoning.  

 

REZ21-171 - Nolan Cline, 452 Springs Oaks Dr, Rockingham, VA  22801. Request to rezone 0.5 acres 

from R-2C (Medium Density Residential with Conditions) to A-2C (General Agricultural with Conditions). 

Situated on the northeast side of Pleasant Valley Road (VA 679), about 0.3 miles north of Spaders Church 

Road (VA 689). Portion of Tax Map # 124-(A)- L98. Election District 4. 

 

Mr. Wilcox presented the request, explaining this is the leftover portion of a larger portion that was 

recently rezoned for Pleasant Run LLC. This is the subject to an illegal division and the staff solution is to 

downzone to A-2 zoning. This would allow for an adjoining land transfer to create one lot. There were no 

significant comments received from other department or agencies; therefore, to resolve the illegal division 

staff recommends approval. 

At 6:45 p.m., Chairman Flint opened the public hearing. 

At 6:46 p.m., seeing as there was no one to speak in favor of or in opposition to the rezoning, Chairman 

Flint closed the public hearing. 

Commissioner Harvey motioned for the Planning Commission to recommend approval of the proposed 

rezoning; Mr. Loomis seconded the motion.  

On a roll call vote of 5-0, the Commission recommended the approval of this rezoning.  

 

Capital Improvements Program Amendments 

1. Amendments to the adopted Rockingham County fiscal years 2022 - 2027 Capital Improvements 

Program (CIP) shall be considered for recommendation to the Board of Supervisors.  The CIP 

serves as a five-year plan to guide the construction or acquisition of capital projects and the 

amendments will include the addition of two transportation projects: Captain Yancey Road Turn 

Lane at US-340 and Rawley Springs Road Improvements. 
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Mr. Dyjak presented the amendment, stating that both requests are consistent with the Comprehensive 

Plan and requests the Planning Commission recommend adoption of the amendments to the Board of 

Supervisors.  

Vice Chairman Loomis agreed that both roads need improvement. 

At 6:48, Chairman Flint opened the public hearing. 

At 6:48., seeing as there was no one to speak in favor of or opposition to the rezoning, Chairman Flint 

closed the public hearing. 

Commissioner Harvey motioned for the Planning Commission to make a recommendation to the Board of 

Supervisors for the adoption of the proposed CIP amendment, Mr. Burkholder seconded the motion.  

On a roll call vote of 5-0, the Commission recommended the approval of this amendment. 

Chairman Flint gave background information to the audience about the CIP and the importance of citizen 

involvement during the implementation process. 

Ordinance Amendments 

OA21-176 - Amendment to the Rockingham County Code, Chapter 17 (Zoning), Section 17-700.01 (Area 
Types), Section 17-803 (Setbacks), and Table 17-806.01 (Area, Setback, and Height – Conventional).  This 
amendment would reduce all minimum required yard setbacks and impose maximum front yard setbacks 
in the B-1 (General Business) zoning district, in addition to allowing certain encroachments into said B-1 
district setbacks.  This amendment would additionally reclassify the B-1 district from a “Suburban” to a 
“Compact” Area Type. 
 

Mr. Dyjak presented the request indicating that changing the front setback to a maximum of 25 feet is to 

create a main street-type feel in the B-1 district.  

Devon Anders was concerned about the unintended, potential impact. 

Mr. Dyjak stated the minimum is 10 feet but if a site has an easement in front of the site, the building 

could not be placed as close as 10 feet. 

Mr. Dyjak clarified that this amendment would only hold true in the Urban Development Area. 

At 6:53 p.m., Chairman Flint opened the public hearing. 

Seth Roderick, Monteverde Engineering and Design Studio, spoke to explain some of the effects a 

designer endures when a maximum setback is applied. One example was it is harder to meet ADA 

requirements due to parking being in the rear of the building. 

Stephanie Floyd, a resident of the County, asked the definition of compact vs. suburban. 

Todd Rhea, of Clark & Bradshaw PC, stated that he understands that the idea is to add parking to the rear 

but that could force a gas station to be right on the street rather than presenting their pumps at the front of 

the property. He suggested that the request could be more appropriate as a design goal rather than an 

ordinance amendment. 

At 6:58 p.m., Chairman Flint closed the public hearing. 
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Mr. Dyjak presented the differentiation of the terms rural, suburban, and compact. He explained that there 

are certain development standards for each category including requirements for sidewalks, bike racks, and 

additional connectivity requirements in suburban and compact areas.  

Commissioner Harvey asked how the 25 feet maximum was derived. Mr. Dyjak explained that it stems 

from the Stone Spring Urban Development Area Plan (UDAP). One of the underlying goals of the UDAP 

is to provide more pedestrian amenities. An example in the plan is the Stone Port Neighborhood Concept. 

The Altitude is an example within this area: the building is close to the street while the parking is to the 

side. This accommodates the need for parking while increasing density. Another example is the Stone Ridge 

and Preston Lake area, where satellite stores can front Stone Spring and a big box store could still be 

constructed while meeting the proposed setback change.  

Vice Chairman Loomis asked if the 10 feet minimum could include a sidewalk. Staff clarified that the front 

yard setback would be measured from the edge of the right-of-way, and that this request includes only the 

front yard setback.  

Commissioner Burkholder asked if the entire building would have to meet the setback or if only a 

percentage of the building. Mr. Dyjak confirmed that the entire building would need to meet the setback 

requirement. 

Commissioner Sheets motioned for the Planning Commission to table the ordinance amendment due to 

needing a better understanding of the proposed amendment; Commissioner Burkholder seconded the 

motion.  

On a roll call vote of 5-0, the Commission recommended tabling the ordinance amendment.  

 

OA21-177 - Amendment to the Rockingham County Code, Chapter 17 (Zoning), Section 17-700.01 

(Area Types), Section 17-803 (Setbacks), and Table 17-806.01 (Area, Setback, and Height – 

Conventional).  This amendment would reduce all setbacks in the RV (Rural Village) zoning district.  

Mr. Getz presented the request. He explained that reducing the setbacks in the RV district would allow for 

existing structures to maintain the significance and integrity of their architecture and character.  

Vice Chairman Loomis asked for confirmation that this would apply to existing structures in the Rural 

Village zoning district. 

Mr. Getz stated that there are many historic homes in areas such as Singers Glen, Port Republic, and 

Keezletown. He explained that if a front porch is falling down the landowner has no way to repair the 

porch with the current 35-foot setback.  

Mrs. Cooper asked if on a nonconforming property if a porch could be replaced with the same size as 

what was previously there. Mr. Getz said that the porch would not be able to be built back in that 

circumstance, only if the porch were damaged or destroyed by an act of God. 

Mr. Getz shared GIS screenshots to show the proximity of dwellings to roadways in the RV district, 

reiterating the difficulty of any alterations to the structures in those areas. He explained that a variance 

request could be a potential but with the number of properties affected it would be beneficial to do an 

ordinance amendment. 

At 7:14 p.m., Chairman Flint opened the public hearing. 
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Douglas G Barger, a county resident, said that he understands a lot of requests could come forth but that 

the setback change could be taken advantage of and to maintain the character of these specific areas the 

County should consider each case individually. 

Sarah Lam, a resident of McGaheysville, asked if this amendment was about preserving the land or 

allowing more developers to take more land and questioned why there would need to be a reduction in the 

setback.  

Todd Dyer, a resident of McGaheysville, said that he believes changing setbacks across the board will 

create density issues and questioned if this would affect the Three Leagues or McGaheysville area.  

Mary Pargas, a resident of the McGaheysville Area, stated that she was concerned about the amendment 

because there is potential for a lot of change happening quickly. She believed that these types of changes 

should be happening slowly through a variance process for each individual case to allow the citizens to 

have a vote or say on individual changes.  

After some comments and concern from residents about large developments and the creation of a high-

density area, Chairman Flint informed those wanting to speak to only provide comment on the proposed 

amendment. Mr. Getz offered clarification of the RV zoning district stating that this zoning district is not 

residential development, does not have public utilities, and does not include big development or 

subdivisions.  

Jared Lamb, a county resident, had concerns with the provided map and identifying the zoning districts, 

and had complications using the Online GIS. Mrs. Cooper welcomed him to contact the GIS department 

for any help. 

In response to a few of the comments regarding a variance Mr. Getz stated that if the same type of 

variance request is received on multiple properties the preferred solution is to do an ordinance 

amendment.  

Vice Chairman Loomis asked if McGaheysville was considered a village. Mrs. Cooper explained that 

while McGaheysville is considered a community village and is not within the RV- Rural Village zoning 

district. 

At 7:28p.m., Chairman Flint closed the public hearing. 

Commissioner Harvey motioned for the Planning Commission to recommend approval of the ordinance 

amendment; Mr. Burkholder seconded the motion.  

On a roll call vote of 5-0, the Commission recommended the approval of the ordinance amendment.  

UNFINISHED BUSINESS 

Chairman Flint explained the tabling process to the attendees, and that although public comment would 

not be opened, he thanked the attendees for their initial feedback on these matters. 

REZ21-141 - Karin Flagle, c/o, Harman Realty, Inc.  Request to rezone 41.99 acres from A-1 (Prime 

Agricultural) and A-2 (General Agricultural) to PSF-C (Planned Single-Family with conditions). 

Undeveloped parcel on the east side of Power Dam Road (Route 651) approximately 300’ McGaheysville 

Road (Route 996). TM # 142-(A)- L57, 142B-(A)- L28, 142B-(A)- L28A, and 143-(A)- L53; Election 

District 5. (Tabled 7/6/21; action required by 10/5/21) 

  

No action was taken on REZ21-141 by the Planning Commission. 
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OA21-074 - Enacting Section 17-315 and amending Tables 17-606 and 17-806, Sections 17-607 and 17-

700 to establish a Business Interchange (BX) zoning district, which could be designated at interchanges to 

allow for the provision of certain services to the interstate-travelling public. (Tabled 7/6/21; action required 

by 10/5/21) 

  

Vice Chairman Loomis motioned to remove the ordinance amendment from the table, Commissioner Sheets 

seconded the motion. 

 

On a roll call vote of 5-0, the ordinance amendment was opened for discussion. 

 

Chairman Flint was pleased that the radius had been extended from ¼ mile to ½ mile. 

 

Commissioner Harvey motioned to approve the proposed ordinance amendment; Commissioner 

Burkholder seconded the motion.  

 

On a roll call vote of 5-0, the ordinance amendment was recommended for approval. 

 

 

Solar Energy Facilities Ordinance and Policy (Tabled 7/14/21; action required by 10/22/21) 

 

To amend Chapter 17 related to Ground-Mounted Large Solar Energy: 

Article 2. Definitions: Aggregate Cap, Decommissioning Plan, Energy Storage System, Large Solar Energy 

Facility, and Joint and Several Responsibility. 

Article 6. Land Uses:   

Table 17-606.  Land Use and Zoning Table. Lists zoning districts where a Ground-Mounted Large Solar 

Energy Facility and a Ground-Mounted Large Solar Energy Facility Installed Over Impervious Surfaces are 

permitted by right and permitted by special use. 

Sec. 17-607. Supplemental standards for certain land uses. Pertains to aggregate cap, per-site acreage 

cap, setbacks, community meeting, vegetated buffer, ground cover, wildlife corridors, historic sites, 

viewshed, tree cover, glare and appearance, and decommissioning. 

To consider policy related to Ground-Mounted Large Solar Energy Facilities:   

Addresses preference given to non-agricultural sitings, dual use of the land, impervious surfaces, 

aggregate cap, maximum height, ground cover, historic sites, and soils and tree cover. 

To amend Chapter 17 related to Ground-Mounted Small Solar Energy Facilities: 

Article 2. Definitions: Energy Storage System and Small Solar Energy Facility. 

Article 6. Land Uses: 

Table 17-606.  Land Use and Zoning Table. Permitted by right in all zoning districts. 
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Sec. 17-607. Supplemental standards for certain land uses. Pertains to setbacks and maximum height. 

Vice Chairman Loomis motioned to remove the ordinance amendment from the table, Commissioner Sheets 

seconded the motion. 

 

The Commissioners complimented the staff on a job well done putting together the plan. 

 

Vice Chairman Loomis noted that the issues brought forth during the July meeting had been addressed.  

 

Commissioner Harvey asked if the 2,000-acre aggregate amount was only for agricultural property and 

not commercial. Mrs. Cooper explained it is only for proposals requiring a special use permit. 

 

Vice Chairman Loomis motioned to approve the ordinance amendment; Commissioner Burkholder 

seconded the motion. 

 

On a roll call vote of 5-0 the ordinance amendment was recommended to the Board for approval. 

 

Chairman Flint called the meeting to recess at 7:39 p.m., and reconvened at 7:47 p.m. 

 

NEW BUSINESS 

 

There was no new business. 

 

ONGOING BUSINESS 

 

A. Pending Ordinance Amendments Update & Farewell– Bradford Dyjak & Patrick Wilcox  

With no new pending ordinance amendments Mrs. Cooper gave farewell wishes to Bradford Dyjak and 

Patrick Wilcox on their new endeavors outside of the county and welcomed Kayla Yankey into the 

Planner position.  

 

B. City Planning Commission Liaison Report 

Commissioner Sheets gave a report for the July 14 Harrisonburg City Planning Commission Meeting. 

 

C. Upcoming City Planning Commission Liaison Report 

The liaison for the August 11 Harrisonburg City Planning Commission Meeting is Commissioner 

Burkholder.  

 

STAFF REPORT OVERVIEW 

Ms. Cooper reviewed the staff report bringing attention the Rockingham Bicycle Advisory Committee 

reappointments, and that all committee members and all were reappointed.  

 

ADJOURNMENT 
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At 7:57 p.m., having no further business, the Commission adjourned  

 

Minutes approved by the Commission on _____________________, 2021 by:  

 

__________________________________ 

Kevin Flint, Chair 

 

 

__________________________________ 

Kayla Yankey, Secretary 
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ROCKINGHAM COUNTY 
DEPARTMENT OF COMMUNITY DEVELOPMENT 
 
 

REZONING CASE REPORT REZ21-189 
 

Applicant Model Road, LLC 

Address/Location 
North side of Mount Olivet Church Rd. (Rt. 644) approximately 100 feet 
east of Spotswood Trail (Rt. 33) 

Tax Map# 129-(A)-L69 

Acreage 1.53 acres 

Present Zoning B-1C – General Business with conditions 

Proposed Zoning B-1C – General Business with conditions (amend proffer) 

Election District 5 

Comprehensive Plan Commercial Use within Urban Growth Boundary 

Staff Recommendation Approval, August 31, 2021 

Planning Commission  

Board of Supervisors  
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GENERAL INFORMATION 
 
OVERVIEW/BACKGROUND: 

The applicant is seeking to amend the existing B-1C (General Business with conditions) proffers to 
expand the permitted uses of the property. The site’s existing proffers limit the site to non-medical-
related uses.  
 
PROFFERED CONDITIONS: 

Model Road, LLC hereby proffers that the use and development of this property shall be in strict 
accordance with the following conditions: 

1. Restaurant use as provided under Sec.17-606 with the following limitations: 
a. Counter service including light food, coffee, tea, and other beverages 
b. No drive-thru service 
c. No more than 20 parking spaces 
d. Restaurant to be closed by 10 p.m. 
e. No commercial kitchen on premises 

 
2. Retail use as provided under Sec. 17-606 with the following limitations:  

a. Retail sales will be limited to sales connected to the operation of the restaurant 
uses proffered in item 1 above, including tee-shirts and coffee mugs.  
 

3. Office uses including business offices but excluding medical offices.  
 

The conditions set forth in this amended proffer statement supersede and replace the conditions set 
forth in previous proffer statement approved February 23, 2005.  

 

STAFF AND AGENCY ANALYSIS 

 

PLANNING & ZONING 
 
Comprehensive Plan Consistency 
 
The McGaheysville Area Plan designates the area around the intersection of Resort Drive, Mount 
Olivet Church Road and Spotswood Trail as Area Gateway Potential.  
 

FIRE AND RESCUE  
 
This request is located within the McGaheysville Volunteer Fire Department and the East Rockingham 
Emergency Services Station’s respective first due. This project will need to meet the requirements of 
the Rockingham County Fire Prevention Code. 
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PUBLIC WORKS 
 
Property is currently served by County water and sewer. 

 
ENVIRONMENTAL SERVICES 
 
No comment. 
 

VIRGINIA DEPARTMENT OF HEALTH 
 
A food establishment permit from the local health department is required to operate a restaurant. Plans 
will need to be submitted for review to determine compliance with regulation prior to a permit being 
issued to operate. 
 

VIRGINIA DEPARTMENT OF TRANSPORTATION 
 
VDOT Site Specific Comments: 
The site is served by an existing commercial entrance on Model Road (Rte. 640). Model Road has a 
VDOT published count of 510 vehicles per day as of 2015. VDOT does not object to the change in 
conditions associated with the proffer amendment. Specific details of the re-developed site layout will 
be reviewed at time of site plan. 
 
VDOT General Comments: 

Should the safety, use, or maintenance level of any existing or proposed entrance to a VDOT 

maintained highway change in the future, VDOT reserves the right to require additional modifications 

as warranted by the site-specific conditions. If any work is required on VDOT right-of-way, a VDOT 

Land Use Permit is required. The permit is issued through the Harrisonburg Residency office. 

 
STAFF RECOMMENDATION            Approval, August 31, 2021 
 
The McGaheysville Area Plan designates the intersection of Spotswood Trail, Model Road, and Mt 
Olivet Church Road as an area gateway, calling for a concentration of commercial activity. 
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ROCKINGHAM COUNTY 
DEPARTMENT OF COMMUNITY DEVELOPMENT 
 
 

REZONING CASE REPORT REZ21-191 
 

Applicant Stoneleigh Associates, LLC & Stoneleigh Investments, LLC 

Address/Location 
North and South of Stone Spring Road (Rt. 280) at and near the 
intersections of Stone Port Boulevard (Rt. 726) and Ridgedale Road (Rt. 
710) 

Tax Map# 
125-(A)-L7, L7A, L15, L15A, L15C, L15D, L16, L16B & 125-(21)-L1, L2, 
L3. 

Acreage 49.125 acres 

Present Zoning B1-C General Business with conditions 

Proposed Zoning B1-C General Business with conditions (amend proffers) 

Election District 3 

Comprehensive Plan 
Community Residential and Mixed Use Center within the Urban 
Development Area 

Staff Recommendation Approval, September 3, 2021 

Planning Commission  

Board of Supervisors  
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GENERAL INFORMATION 
 
OVERVIEW/BACKGROUND: 

Stoneleigh Associates LLC and Stoneleigh Investments LLC have rezoned and placed proffers on these 
parcels throughout the last two decades. The proposed proffers would place all parcels under one 
uniform proffer statement with the uses updated to reflect the County’s current land use table. 
 
PROFFERED CONDITIONS: 

The conditions set forth in the Amendment to Proffer Statement supersede the limitations on permitted 
uses and special uses of the attached existing proffers, but do not amend any other portion of the 
existing proffers. 

 

STAFF AND AGENCY ANALYSIS 

 

PLANNING & ZONING 
 
Stone Spring Urban Development Area Plan: 
 
The Urban Development Area Plan identifies this area as the Stone Port Neighborhood. The Stone 
Port Neighborhood is designated as T-4 Neighborhood Center, which consists of higher density 
mixed use buildings that accommodate residential, commercial, office, and retail. It has a compact 
network of neighborhood streets with consistent sidewalks, street tree plantings, and buildings 
placed close to the sidewalks and streets. Development is organized around neighborhood parks 
within a ¼ mile walk. Typical building heights are 3-6 stories. Building frontage types including 
stoops, store fronts, galleries, porches, and doorways.  
 
Zoning: 
 
The following B1 uses would be newly allowed if the property is rezoned to amend the proffers from 

REZ14-144: 

 

Airport, heliport, or flight strip (special use) 

Buggy and harness shop, repair and sales 

Cab service (special use) 

Daycare, adult 

Daycare, child 

Dwelling, live/work 

Event center 

Fitness Center 

Group home 

Mail services 

Mini-storage facility (The applicant has proffered design criteria for this use. See 3(a) on proffer 

statement dated September 1, 2021.) 

Motor vehicle sales lot 

Nursing home 
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Parking facilities 

Shooting range, indoor (special use) 

Solar energy, large (special use) 

Solar energy, small 

Spa 

Sports complex 

Taxidermy (was by SUP, now by-right) 

Wind energy system, small-scale (special use) 

 

The applicant has proffered that the following B1 uses shall not be permitted: 

Impound lot 

Machinery and equipment center 

Motor vehicle tow service 

 

 

FIRE AND RESCUE  
 
This request is located within the Port Republic Road Emergency Response Station and 
Harrisonburg Volunteer Rescue Squad’s respective first due area. Our office has no concerns with 
the rezoning. Any projects completed if rezoned will need to meet the requirements of the 
Rockingham County Fire Prevention Code. 
 

PUBLIC WORKS 
 
County water and sewer are available for these parcels. Public works is monitoring the sewer flow in 

this area as everything must pass through the Stone Port Pump Station which was originally sized to 

only handle flows from The Reserve. This may affect the amount of densely packed, multifamily 

subdivisions / apartment complexes that could be constructed in this area but with any other disclosed 

use the system should be adequate. 

ENVIRONMENTAL SERVICES 
 
Environmental Services has no comment on this proposal. 
 

VIRGINIA DEPARTMENT OF HEALTH 
 
The Health Department has no comment on this proposal.   

 

ROCKINGHAM COUNTY PUBLIC SCHOOLS 
 
Rockingham County Public Schools has no comments on this application. 
 
VIRGINIA DEPARTMENT OF TRANSPORTATION 
 
Roadway Information: 
 
The internal Stone Port streets are either intended to remain privately maintained or have yet to be 
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accepted by VDOT into the secondary roadway system. The minimum amount of development 
required to meet public service requirements for acceptance will soon be met with the occupancy 
of several developments under construction. Stone Port Boulevard is intended to be a Collector 
Roadway while the other internal public streets will be local streets. 

 

VDOT Comments: 

The amendment is not expected to have a substantial impact on adjacent roadways and will not 
require a Chapter 527 Traffic Impact Analysis (TIA). From a traffic related standpoint, the 
streets will still be in substantial conformance with the original development plan. 

 
STAFF RECOMMENDATION     Approval, September 3, 2021
           
The properties in this request have been subject to different re-zonings and multiple proffer statements 
over the years. With the adoption of a new zoning ordinance in 2014, many of the uses and terminology 
in these existing proffer statements are outdated. This proffer amendment would clarify the conditions 
for the property owners, potential developers, and County Staff. 
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STAFF NOTE 

 

The following B1 uses would be allowed if the property is rezoned to amend the proffers from REZ14-144: 

 

Airport, heliport, or flight strip (special use) 

Buggy and harness shop, repair and sales 

Cab service (special use) 

Dwelling, live/work 

Event center 

Fitness Center 

Group home 

Impound lot 

Machinery and equipment center 

Mail services 

Mini-storage facility 

Motor vehicle sales lot 

Motor vehicle tow service 

Nursing home 

Parking facilities 

Shooting range, indoor (special use) 

Solar energy, large (special use) 

Solar energy, small 

Spa 

Sports complex 

Taxidermy (was by SUP, now by-right) 

Wind energy system, small-scale (special use) 
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ROCKINGHAM COUNTY 
DEPARTMENT OF COMMUNITY DEVELOPMENT 
 
 

 
 
 

REZONING CASE REPORT REZ21-192 
 

Applicant Great Eastern Resort Corporation 

Address/Location 
Located 0.3 mile southwest of the intersection of Bloomer Springs Rd. 
(Rte. 646) and Resort Dr. (Rte. 644) 

Tax Map# 128-(A)- L132 & L133 

Acreage 9.98 acres 

Present Zoning R-4 Planned Resort District  

Proposed Zoning R-4 Planned Resort District (Master Plan Amendment) 

Election District 5 

Comprehensive Plan Residential within Urban Growth Boundary 

Staff Recommendation Denial, September 2, 2021 

Planning Commission  

Board of Supervisors  
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OVERVIEW 

The applicant has requested a rezoning to amend the Master Plan by changing 9.98 acres of Blue Ridge 
Acres (labelled as Type NN), from Area A (single-family dwelling) use to Area B (townhouse) use. The 
Master Plan Classification Chart and Tract Schedule would be amended to reflect the proposed 
townhouses designated as Type NN-B, Blue Ridge Acres.  The Planned Total Residential Units in the 
Classification Chart would remain unchanged. 

 
Proffered Conditions 

The proffers state that no more than 95 townhouses would be constructed within Tract NN-B and a 15-
foot-deep vegetated buffer would be maintained along the north and west property lines.  Within 
disturbed areas and where the proposed townhouses are below the grade of adjacent houses, the 
proposed buffer would also contain a 6-foot opaque fence along the shared property line.  No timeshare 
units would be permitted. 

 

 

STAFF AND AGENCY ANALYSIS 

 

PLANNING & ZONING 
 
Comprehensive Plan Consistency 
This site is designated as Existing Resort-Related Development in the McGaheysville Area Plan, 
and the Comprehensive Plan designates nearly all of Massanutten Village as Community 
Residential.  Community Residential areas are “planned for a variety of housing types, but primarily 
single-family detached homes.” 
 
Zoning Consistency 
The R-4 district permits master-planned, and generally self-contained, development that includes a 
variety of light commercial facilities within village centers, residential accommodations, and recreational 
facilities that cater to resort visitors and residents. 
 

FIRE AND RESCUE 
 
This request is located within the McGaheysville Volunteer Fire Department and the East Rockingham 
Emergency Services stations respective first due area. This project will need to meet the requirements 
of the Rockingham County Fire Prevention Code. 
 

PUBLIC WORKS 
 
This parcel lies outside of the County utilities service area. Water and Sewer services for Massanutten 
Village will be provided by Utilities, Inc. and is currently within the MPSC franchise area.  
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ENVIRONMENTAL SERVICES 
 
Environmental Services has no comment for the amendment. Any environmental concerns will be 
addressed during the site plan process.  

 
COUNTY SCHOOLS 
 
According to our generation reports we would expect 90 townhouses to have the following impacts on 
the school division: 

• East Rock High School = 19 additional students (No data for high schools, so the middle school data 
was used) 

• Elkton Middle School = 19 additional students 

• McGaheysville Elementary School = 30 additional students 
 
Current enrollment at McGaheysville Elementary and East Rock High School shows that there would 
be no issues with this proposed development. Elkton Middle School currently has 555 students with a 
capacity of 610.  With the addition of the students coming from South River Elementary, this project 
could put Elkton Middle near or over capacity. 
 
Two additional buses would be needed in this area to accommodate this project.  We would suggest 
that facilities be included for bus pick up locations at one or each entrance to accommodate a bus stop 
and the potential for parents waiting with their children. 
 

VIRGINIA DEPARTMENT OF HEALTH 
 
The Health Department has no comment on this proposal. 
 

VIRGINIA DEPARTMENT OF TRANSPORTATION 
 
Bloomer Springs Road (Route 646) 

• Functional Class: Local 

• Speed Limit: 40 mph 

• Annual Average Daily Trips: 360 vpd (2019) 
 

VDOT Comments: 
1. The rezoning does not appear to require a Chapter 527 Low Volume Submission Traffic Impact 

Analysis (TIA). This warrant would only be triggered if the development is expected to generate a 
net difference in potential traffic generation equal to or exceeding the existing volume on the public 
road AND has a difference of over 400 vehicle trips per day. It appears that the existing planned 
area ‘A’ allows for 1.5 single family units per acre (15 single family homes) while the proposal will 
allow for a maximum of 95 total units. Based on the VDOT preliminary traffic computations, the net 
difference in traffic generation will be at or just below the required 400 vehicle trips per day when 
compared to the current zoning. That said, VDOT recommends that the Engineer provide a traffic 
generation statement to verify the VDOT preliminary computations prior to hearing the rezoning. 

2. VDOT maintained streets must be designed and constructed in accordance with the Secondary 
Street Acceptance Requirements (SSAR, GS-SSAR). The SSAR requires multiple connections in 
multiple directions. A waiver is considered if the surrounding areas are built out; the looping roadway 
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network also makes an exception more favorable. Other more typical design features would be 
reviewed during the construction plan process. 

3. VDOT maintained streets must meet a public service requirement. This includes at least three 
separately owned and occupied lots. The preliminary plan does not appear to be creating separate 
lots. Public streets may serve other residential developments, such as multi-family units, as long as 
the streets are constructed in such a way as not to resemble a parking lot. For the streets to be 
eligible for state maintenance, the townhomes either need to be constructed on separately owned 
lots or have entrances to parking areas off the public roadways. As designed, the driveways are 
essentially a continuous row of perpendicular parking along the street. Since on-street parking is not 
feasible in most of the areas, overflow parking areas should be considered. 

4. Any entrance/intersection to a state-maintained roadway will be required to meet the requirements 
of Appendix F of the VDOT Road Design Manual. The southern street intersection does not appear 
to meet intersection sight distance and any easement would run through the proposed buildings. 
There is a location near the inside of the curve on Bloomer Springs that would meet sight distance 
requirements. All internal street intersections, if remaining public, will also be required to meet sight 
distance requirements and other design parameters in the Appendix. 

5. VDOT is willing to meet to discuss these comments upon request. 
 
(Staff Note: see Valley Engineering response and VDOT’s concurrence with Valley Engineering’s 
response. Both documents are attached.) 

 
STAFF RECOMMENDATION: Denial September 2, 2021 
The proposed townhouses lack compatibility with surrounding residential development to the north, 
west, and along Bloomer Springs Road.  This housing type would be more appropriately located in an 
area with a higher concentration and variety of development.  Additionally, Rockingham County Public 
Schools has expressed concern regarding Elkton Middle School’s capacity. 
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MASSANUTTEN VILLAGE MASTER PLAN AMENDMENT REQUEST 

GREAT EASTERN RESORT CORPORATION   

 

PROJECT NARRATIVE                         July 27, 2021, Revised 8-31-21 

 

       

 Since the previous Master Plan Amendment in 2007 and addition of the 

Springston Regals in 2018, Massanutten Village has remained as a strong and growing 

community of Rockingham County.  Great Eastern and the Massanutten Property Owners 

Association continuously improve upon the existing community amenities as well as 

producing new and innovative facilities throughout the resort itself and its surrounding 

area to maintain the quality of life for home owners and guests year around. This 

amendment requests a minor adjustment to the Master Plan tract schedule (moving ±10 

acres of Tract ‘NN” from Area ‘A’ to Area ‘B’) to allow for townhome uses.  

 

Project Objective  

 The project’s objective is to expand affordable housing choices in the Resort area 

to allow local residents and Resort employees housing options at price points accessible 

to median community incomes.  Doing so at this site will also reduce workforce 

commuting distances to the Resort’s employment concentration area, improving area 

congestion along Highway 33 during peak commuting times.  Traditionally available 

single family detached housing inventory in the resort area is currently being targeted to 

recreational, transient rental purposes, largely due to proximity to the resort, thus creating 

a shortage and raising costs for permanent residents working throughout the area. 

 

Water and Sewer 

Water and sewer services for Massanutten Village will be provided by Utilities, 

Inc, and is currently within the MPSC franchise area.  All required lines, pump stations, 

treatment facilities, and other components of the systems have been or will be installed 

by the developer and owned and maintained by Utilities, Inc. 

 

 

 

 



Lighting 

All outdoor lighting, including the placement, orientation, distribution patterns 

and fixture types of outdoor lights, shall be installed to minimize light trespass while 

meeting the minimum street light requirements described in section 17.706 of the 

Rockingham County Code of Ordinances. 

 

Proffers 

 The Applicant has agreed to limit units within “Tract NN-B” to 95 units.  
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OA21-205 

ORDINANCE AMENDING 

SECTION 17-309.02 

OF THE CODE OF ORDINANCES OF 

ROCKINGHAM COUNTY, VIRGINIA 

 

BE IT ORDAINED BY THE BOARD OF SUPERVISORS OF ROCKINGHAM COUNTY VIRGINIA: 

That Section 17-309.02(e). requirements for MH-1, Mixed Home District, be amended as follows: 

(e) No less than forty (40) percent of homes in the mixed home subdivision shall be 

manufactured homes. 

All other portions of Section 17-309.02 are re-affirmed. 

This ordinance shall be effective from the ________day of _________________, 2021. 

Adopted the _____day of ____________________2021. 

Aye  Nay  Abstain Absent 

 
Supervisor Ritchie 
   District 1 
Supervisor Wolfe-Garrison 
   District 2 
Supervisor Chandler 
   District 3 
Supervisor Kyger 
   District 4 
Supervisor Breeden 
   District 5 
 
 
      ________________________________ 

Rick L. Chandler 
Chairman of the Board of Supervisors 

 
 
ATTESTE: 
 
 
_______________________ 

Stephen King,  
Clerk to the Board of Supervisors 
 

 

 



OA21-205 

Ordinance Amendment Action: 

Staff Recommendation          Approval, August 9, 2021 

This is a staff-generated ordinance amendment to remove the requirement that forty (40) percent 

of the homes in the mixed home district shall be manufactured homes. Recent development in 

the mixed-home district has shown a preference for modular or stick-built homes and this 

amendment would allow for market conditions to prevail. 

Planning Commission              Approval, September 7, 2021 

The Planning Commission recommended approval with a 4-0 vote.  
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ORDINANCE AMENDING TABLE 17-606,  

LAND USE AND ZONING TABLE OF THE CODE OF ORDINANCES OF  

ROCKINGHAM COUNTY, VIRGINIA 

BE IT ORDAINED BY THE BOARD OF SUPERVISORS OF ROCKINGHAM COUNTY, VIRGINIA: 

 

That Table 17-606, Land Use and Zoning Table be amended as follows: 

 

All other parts of Table 17-606 are re-affirmed. 
 
That Section 17-607, supplemental standards be amended as follows: 

Impound lots. 

In the A-1 and A-2 zoning district, impound lots shall be accessory to an existing legally approved motor 

vehicle repair shop or as part of a special use permit application for a motor vehicle repair shop. 

 Table 17-606. Land Use and Zoning Table 

A-
1 

A-
2 

RV RR
1 

R-
1 

R-
2 

R-
3 

PS
F 

P
G 

R-
4 

R-
5 

M
H1 

M
H
P 

M
X
U 

B-
1 

B-
2 

PC
D 

P
M
R 

I-1 PI
D 

S-
1 

Impound lot SU
* 

SU
* 

            P* 
SU
* 

   P P  

Laundry, 
commercial or 
industrial 

              P 
SU
* 

  P P P  

Machinery & 
Equipment 
Center 

SU
* 

SU
* 

P*            P* 
SU
* 

 P  P P  

Mini-storage 
facility 

SU
* 

SU
* 

SU
* 

           P* 
SU
* 

   P* P*  

Motor vehicle 
sales lot 

              P* 
SU
* 

 P*  P P  

Sales of 
manufactured 
homes, 
campers, 
camper trailers, 
and 
recreational 
vehicles 
exempt from 
enclosure 

              P 
SU
* 

   SU P  



Shall be by special use permit In the Urban Development Area shown on the comprehensive plan. 

Laundry, commercial or industrial 
 
Shall be by special use permit in the Urban Development Area shown on the comprehensive plan. 
 
Machinery and equipment center 

In the A-1, A-2, and RV zoning districts: 

(1) No more than ten (10) pieces of equipment awaiting service or pick-up shall be parked outside the 

structure. 

(2) Only agricultural machinery and equipment shall be rented, sold, maintained, or repaired. 

(3) Outside display or outdoor commercial storage shall comply with article VII. 

(4) Hours open to the public shall be limited to 6:00 a.m. to 9:00 p.m. 

Shall be by special use permit in the Urban Development Area shown on the Comprehensive Plan. 

Mini-storage facility 

(a) All storage shall be located entirely within the structure except an outside screened area may be included 

for storage of unoccupied, operational, recreational vehicles. 

(b) No hazardous, toxic, or explosive materials shall be stored on the premises. Signs shall be posted within 

the facility describing such limitations. 

(c) Hours of operation shall be limited to 6:00 a.m. to 9:00 p.m. 

(d) No businesses shall be operated inside any unit of the mini-storage facility. 

(e) Shall be by special use permit in the Urban Development Area shown on the Comprehensive Plan. 

 

Motor vehicle sales lot 

(1) In the B-1 and PCD zoning districts, there shall be no sale of vehicles requiring a CDL license to operate 

or a gross vehicle weight of more than twenty-six thousand (26,000) pounds. 

(2) Shall be by special use permit in the Urban Development Area shown on the Comprehensive Plan. 

Sales of manufactured homes, campers, camper trailers, and recreational vehicles exempt from enclosure 

Shall be by special use permit in the Urban Development Area shown on the Comprehensive Plan. 

 

This ordinance shall be effective from the ____ day of ___________, 2021. 

Formatted: Font: Not Italic

Formatted: Font: Not Italic



 

Adopted the ____ day of ____________, 2021. 

 
     Aye  Nay  Abstain Absent 

 
Supervisor Ritchie 
   District 1 
Supervisor Wolfe-Garrison 
   District 2 
Supervisor Chandler 
   District 3 
Supervisor Kyger 
   District 4 
Supervisor Breeden 
   District 5 
 
         
      ________________________________ 

Rick Chandler, 
Chairman of the Board of Supervisors 

 
 
ATTESTE: 
 
  
_______________________ 
Stephen King,  
Clerk to the Board of Supervisors 
 

 

Ordinance Amendment Action: 

Staff Recommendation            Approval, August 9, 2021 

This is a staff-generated ordinance amendment to require a special use permit for certain land uses in the Urban 

Development Area of the Comprehensive Plan. Requiring a special use permit for these uses would allow the 

Board of Supervisors to review the specific request for compatibility with the goals of the comprehensive 

plan/UDA. 

Planning Commission       Approval, September 7, 2021 

On a vote of 4-0, the Planning Commission recommended approval of this ordinance amendment.  
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ROCKINGHAM COUNTY 
DEPARTMENT OF COMMUNITY DEVELOPMENT 
 
 

REZONING CASE REPORT AF21-197 
 

Applicant Sheila Bowman 

Address/Location 7467 Mill Creek Church Road, Mt. Crawford, VA 22841 

Tax Map# 151-(A)- 92 

Acreage 2.878 

Present Zoning A2- General Agriculture 

Proposed Zoning Added to the AF7 - Cross Keys North District  

Election District 3 

Comprehensive Plan Agricultural Reserve 

Staff Recommendation Approval, August 31, 2021 

Planning Commission  

Board of Supervisors  

 
GENERAL INFORMATION 
 
OVERVIEW/BACKGROUND: 

The portion of the property in this request is being conveyed by adjoining land transfer to parcel 151-(A)- L93 
owned by Sheila Bowman. Ms. Bowman’s property is in the Cross Keys North (AF7) Ag Forestal District and 
Section 17-502.03(b) states that “All parcels included in the district must be located fully within the district; no 
portion of a district parcel shall lie outside the district.” 

 
AG FORESTAL COMMITTEE             

There have been no objections from the County’s Ag-forestal Committee. 
 
STAFF RECOMMENDATION                  Approval, August 31, 2021 

Staff is recommending approval of this addition to the district. 

PLANNING COMMISSION RECOMMENDATION     Approval, September 7, 2020 

On a vote of 4-0, the Planning Commission recommended approval. 
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